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09 April 1985 


FBIS MARKET SURVEY 


The following data was gathered by OL/RECD/REB at the request of 
FBIS to assist in evaluating alternative office sites in the 
Rosslyn/123 Corridor/Vienna area. All office rental rates quoted 
are current prices and, because of the glut of new construction in 


the area which may depress future 
projections have been made. 


rental rates, no 1987-88 price 


1. Office Space Summary 
a. Rosslyn/Arlington 

Present rental rates per sq. ft. paid to GSA for FBIS sites 


Ames Building 
Key Building 


' $18.3$ 

$16.05 
$11.15 

Office rental rates in the Rosslyn area averaged $18.29 per 
square-foot as of the quarter ending January 1985. 

Today Twin Tower which will be completed in March will rent for $3 

per square-foot. 

The office rental rates in Rosslyn have risen an average of 
12.5% over the past two and a half years. If this trend continues, 
the area can reasonably expect a 5% increase in rental rates each 

year. 


---WARNING NOTICE- -- 
INTELLIGENCE SOURCES 
OR METHODS INVOLVED 
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b. lyscns Camsr 

There are approBciiiBtely 4,000,000 sc|jare feet of office ^]eoe mder ocnstiucticn in 
the '^'scns area for delivery in 1985. There is another 500,000 SQtare feet Ab to 
be fini^Bd in 1966. 


Available Space 

(data - sq. ft.) OWer Q»ted Anticipated 

Total Siae Ocnstiucticn PLamed Lease Prices Delivery 


Tysons Executive 

Fhase I 

248,000 

241,000 

IfestwDod Bldg. 7 

Riase B 

59,000 

59,000 

8521 Lee^xog Piloe 

147,000 

138,325 

Tycon V 

62,000 

62,000 

Anerican Center 340,000 

(in 2 Bldgs) 

340,000 

8280 Gteensboro 

Ihase 1 

205,000 

205,000 

8201 Gteensboco 

337,000 

337,000 

Tysons Gcmoeroe 

Center 

170,000 

150,000 

7799 Leedxitg Pike 

180,000 

100,000 

8200 ifestpaik Dr. 

140,000 

140,000 

Space Center 

250,000 

250,000 

T^nocn Towers Bldg. 1 

430,000 

430,000 

Westwood Bldg. 3 

73,800 


7600 Leesburg Pike 

220,000 


1750 Old Nfeadow 

135,000 


Centennial Towers 

216,000 


lilestwood Bldg. 4 

90,600 


Vfestwood Bldg. 5 

145,000 


8400 Old Cthouse Bd. 

85,000 



— 

19.50-22.75 

3id Qtr. 1984 


19.75 

3rd Qtr. 1984 


18.75-21.00 

4th Qtr. 1984 


19.75 

4th Qtr. 1984 


19.50-21.50 

1st Qtr. 1985 


22.00 

2nd Qtr. 1985 

to' 

20.50-23.00 

2niQtr. 1985 


18.00-22.00 

2nd Qtr. 1985 


21.00-23.00 

2ni Qtr. 1985 


22.00 

3id Qtr. 1985 


23.00 

4th Qtr. 1985 


24.00 

1st Qtr. 1986 

73,800 

22.00-24.00 

3idQtr. 1985 

220,000 

21.50 

3id Qtr. 1985 

135,000 

20.00-22.50 

3id Qtr. 1985 

216,000 

22.00 

4th Qtr. 1985 

90,600 

22.00-24.00 

4th Qtr. 1985 

145,000 

22.00-24.00 

4th Qtr. 1985 

85,000 

22.00-24.00 

4th Qtr. 1985 


SE£r€i 
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Available Space 


(data > s(V ft.) 
Total Size 


Ihder 

Gcnstnction Hamed 


Qrted 
Lease Prices 


Anticipated 

Delivery 


lyscns Pend 

Bldgs. 1^2 

110,000 

— 

110,000 

Wk 

4th Qtr. 1985 

Ttycen IV 

175,000 


175,000 

N/A 

1st Qtr. 1986 

7799 Leesburg Pike 
Rase 11 

180,000 


180,000 

Wk 

MQtr. 1986 


Spring Hill Padc 

Rase I 

325,000 

325,000 

24.50 

2nd Qtr. 1986 

8280 Gteendxjro 

Rase 11 

205,000 

205,000 

Wk 

4th Qtr. 1986 

8020 tfestpadc Dr. 

140,000 

140,000 

Wk 

4th Qtr. 1986 

First Anerican Tewer 

294,000 

294,000 

Wk 

Proposed 

lyocn Towers 

Bldgs. 2^3 

870,000 

870,000 

.. Wk 

Proposed 

Gteensboro Place 400,000 

(in 2 bldgs) 

400,000 

Wk 

Proposed 

lyscns Pend 

Bldg. 3 

65,000 

65,000 

Wk 

Proposed 

lysons Executive 
Plazar-Rase II 

250,000 

250,000 

Wk 

Proposed 

*Didcenscn Building 

60,000 


21.00 

April 1986 

*7915 West Rsffk. Drive 

50,000 


18.50 

April 1986 

*7925 Vfest Park Drive 

50,000 


18.50 

April 1986 


*IhB 60.000 saare-foot Didcenscn Building located on West Branch Drive inlfest P^ w 

presently ocapied by Ifitieatri will be vacated m^pril 1986. "D® 5 ^ wU be 

Slot per sqjaie-£oot. IVd additicnal Ifitie buildings at 7915 and 7925 I^^ive wiU 
be vacaS at^ sane tine. Ttese buildings are 50,000 sqaie feet each and the rental will 

be $18.50 per sqare-foot. 
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Available Sbace 
— 

Qxjted 

Prices 

Anticipated 

Delivery 

Viarna Tech. Ctr. 1 
901 Follin Lane 

95,000 

17.50-18.50 

2rKi Qtr. 198S 

Vienna Tech. Ctr. 2 
Follin Lane 

125,000 

18.50-20.00 

1985-86 


d. >^enna Metro Stop 

Three najor ndxBcHjse developnents are schedJled for ^ 1-66 and I*itley ^ 
intersectioi in Viema (locatim c£ the Tiema Ifetro Step). No laital rates hare been 
set or projected at this time. 


Fairfax t^fetro Plaza 
(V/ills Project) 

2 12 Story Bld^. 427,000 

+233 residential wits 

The Virginia Center 
(Hazel-Bsterscn Project) 

5 hi^ rise office tewers 2.9 ndllicn 
(from 9 to 34 stories) 

370 residential wits 

Hwter's Branch 200,000 

3 12 Story office Bldgs. 

6 residential bldgs. 


IVA 


N/A 


Wk 


1987 

1987 


1st Qtr. 1986 


e. Dun Loring Metro Step 

No land use has been established for the Dwn Loring Metro Step area. The dev^eper 
hopes to hare mbed-use (residential and cciniBrcial) zeni^ with cc retrurt icn in the 
1986-87 time frate. A luiber of mid-rise six-story buildings arc planned. 

N.V. CciiinBrcial Project Wk Wk 1987 

several ndd-rlse office bldgs. 

(6 stories) 
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2. Alteration Expenses 

Based on past experience, the build-out costs for ^ move 

to new office space could be well over $2 million. This includes a 
7,000 sq. ft. computer room, 10,000 sq. ft. of 

conference rooms, training areas and libraries and sq. ft. of 

office space. In addition, a minimum of $1 million would be 
necessary for Commo gear (secure voice switch, wiring an 
installation of secure telephone system, etc.). 

The above estimates are based on $150 per square 
construction of a computer room and $20 per square foot for the 
remaining space (to include vaults, special air, alarm system, etc.). 

Average price to alter existing Agency-occupied space (such as 
° runs approximately $8 to $12 per square foot for 

standard office space. Certain facilities (such as Commo equipment 
room) would not have to be duplicated. 


3. Considerations 

The Key Building lease expires on 31 December 1985. REB has 
requested that GSA extend this lease through August 1987 to coincide 
with completion of the new headquarters building. GSA will 
negotiate the new rental rate. 

It is the opinion of the Arlington County Economic Development 
Division that Rosslyn is a stable, insulated area which will not be 
affected by the predicted future glut of office space in the 
Washington Metropolitan Area. Rates in Rosslyn may become even 
higher than other areas in the future since Rosslyn is fairly well 
built out now and vacant space will be at a premium. 

From a purely financial point of view, it would appear at this 
time that remaining in Rosslyn should be considered, especially in 
view of the expense of the ongoing FBIS modernization program. The 
obvious advantages of the Rosslyn location , 

Metro and to Washington, D.C., shuttle service to headquarters, and 
no relocation expense. However, if this location does not meet the 
requirements of FBIS or the long-range goals of the Agency, other 
sites should be considered. 


The disadvantages of this site include lack of parking, 
distance from headquarters and traffic congestion. 


the 


5 
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A second choi ce might be reloca ting to existing Agency-occupied 
space such as the l [ Buildings. This would bring FBIS 

closer to Headquarters and the 123 corridor. 

These sites could be altered for a lesser amount than newly 
acquired space. FBIS would continue to benefit from the shuttle 
service* existing Commo and computer room modifications* and single 
tenant security advantages. 

The major disadvantage is the traffic congestion in the Tysons 
area. 

The proposed office development at the Vienna Metro stop or the 
Dunn Loring stop might be a third choice. Three areas will be 
developed at the Vienna stop and one major development is 
planned at the Dunn Loring stop. These will be mixed-use^ 

(commercial and residential) mid-rise and high-rise buildings. 

The advantages here would be the easy access for commuters via 
1-66 and Metro* as well as the opportunity to have new space built 
out as desired. 

There are many disadvantages to these Metro stop locations* but 
the major one is the expense of a move and the alterations 
associated with any newly acquired building. 

The market survey above also includes figures for new space in 
the Tysons Corner area. These rentals averaged $17.50 to $24.00 per 
sq. ft. as of July 1984. Considering the expense of alterations to 
new space and traffic congestion* a new building in the Tysons area 
would appear to be the last choice for relocation. 

Reference has been made throughout this paper to single- tenant 
vs. multi-tenant occupancy. Any future relocation of the magnitude 
of FBIS's operation must consider the fact that as a policy the 
&opnrv is moving awav from Multi-tenanted Buildings. When the 


A single tenant building is much more secure; and the overhead 
associated with an external building can be shared by co-existing 
Agency components (ex. - health room* 24 hour guard service* etc.) 
if necessary. 


6 
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4. Gcii|)ariscn Chart 


Rosslyn 


Present 

Renti^l Rate Advantages Disadvantages 


16.05 GS\ 
thm 12/31/85 


Proxiinity to D.C. 
Utilizaticn o£ 
'Modeanizedf' SJaoe 
Shittle service 
I45tio stq) 

No alteraticn or move 


Faiking 

Distance from 123 
Corridor 

Traffic congestion 
Milti-tenant bldg. 


6]q3enses 


■tyscns Comer Area 


17.50 - 24.00 New gaoe-cculd be built 

July 1984 out as desired 

AMsrage 123 Corridor 

Rraxiraity to Hsadciiarters 
Shittle service 


If not a single 
tenant bldg. , 
additional costs 
High cost of 
alterations 
Hi^ rental rates 
Traffic congestion 
Alditional cost 
for guard service, 
etc. 


Vienoa-Dun Loring N/A 

Metro Stops 


New ^pace could be built 
out as desired 
ProDdioity to Metro 
Less congestion 
Easy access for connuters 


If not a single 
tenant bldg. , 
additional cost 
High cost of 
alterations 
New duttle ser- 
vice recpired 
Distance from Hcfs 
Rental rate 
unkncMi 
Delivery date 
irknovn 
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5. Conclusion 


HOME (Headquarter Operations Maintenance § Engineering) is 
currently conducting a study involving the external buildings and 
the movement o£ outlying components to Headquarters. A 
recommendation to retain certain buildings will be made by HOME to 
the Headquarters Management Board (which consists o£ the Executive 
Director and the £our deputy directors) by September, The board 
will then make a decision or make a recommendation to the DCI be£ore 


we will keep only the follnwing hiii 1 H i tioq ; 1 1 


1 1 

and perhaps 


However, no firm decision has been made. 


In A pril o£ 1984, RECD prepared an analysis o£ Chamber o£ 


Commerce J 
Training . 


Buildings £or the 0££ice o£ 


A similar study could be prepared £or FBIS including an 
engineering analysis o£ the Key Building. The result o£ such a 
study could provide the basis for an eventual FBIS decision on 
relocation. 
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EVALUATION CRITERIA: 

1 . 


2. Location : You must assess the area which is best for your 
component's needs and the needs of your employees, both now 
and in future years. 

a. corridor/area desired; 

b. survey of buildings available; 

c. proximity to Headquarters and other agencies with 

which you interface; 

d. transportation: 

(1) available parking 

(2) proximity to metro 

(3) connecting bus service 

(4) shuttle service to Headquarters 

(5) proximity to beltway and other main traffic 
corridors 

e. traffic: 

comparison of the congestion and traffic flow in the 
areas surveyed with regard to rush-hour traffic and 
shuttle service to Headquarters. 

f. availability of restaurants: 

(1) full restaurant within the building 

(2) partial restaurant (vending machines and sandwich 
bar) 

(5) within minute drive 

(4) within walking distance 

g. emergency facilities nearby (hospitals, clinics, and 
rescue services, if needed) 

h. will other Agency components colocate and will this 
area be acceptable to them? 

i. safety of personnel in each neighborhood 

j. economic development in each neighborhood 

3. Building : 

a. does it meet your physical needs and specifications? 

b. renovations required and costs 
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c. growth of your office in future years--will this 
building suffice? 

d. rental rate and cost of services and utilities 

e. handicapped accessibility 

f. quality of construction - building condition 

g. potential for efficient layout 

h. time factor/delivery date 

i. energy efficiency 

j. building security 

k. emergency and safety facilities 

PLANNING: 

1. Assess current situation with regard to space assignment, 
number of staff, etc. 

2. Commitments and Constraints - identify personnel and space 
for which 24 month commitment has been made. 

5. Long Range Plan - (to coincide with lease term) 

a. examine management objectives 

b. employment forecast 

c. expansion vs contraction 

d. decentralization vs consolidation 

e. impact of technology on FBIS mission 

f. budgetary considerations. 


PRESENT LOCATION EVALUATION: 

1. Adequacy for present and future missions. 

2. Could alterations to your building satisfy your needs? 

3. How many of the evaluation criteria at the present site 
could be answered positively re your needs? 

4. Would you be interested in a 5 year lease and 5 year 
option, to take advantage of the ongoing FBIS modernization 
at the present site? 
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REALESTAT 


2 IVlixi'jl-lly* IVojt‘c*ts 
Planiu'd at Vienna iVlclr(» 

Himsinf', Offin's. Shopping l*rojMm’<l 


IK Mari I, i Ml Mil'll! r 


I wo major hij^h tlrn '.t v inixrd 
IJS^ lOfTlinffiMl ,WkJ trsii|riiri,il f|r 
vflopinrnts that vmnild iin iin!»’ 
niott* than J i rnilhoi) sAjuarr t.f 
iifficr npate art* pl.iruifd .id- 

to the Vienna Metro station 
at I*hh and Nutlev Street 

I'he station is m heiiulid to -.p< ii 
in June 1^86 

Hans for re/onm^;- of a til ,ii re 
site and an 11 aiie siie, Kah north 


offxce complex planned at 
Silver Sprxnji ^top Pa^e Ef> 


■t 1 ,iiid west of Niiilev f. 

were tiled with Kairf.tx lomav l.ife 
this week It .ipprnved ttie [ifou itv. 
are expei tril (o IifiiiK nrhan design 
loiuepts (o file an ,ia ,irotj:i.l the 
station whuh are pres«!uU dotM 
nated h-, MiiKto faenU 

houses ,oi(J a park r!aii-> :i< I'.de <i 
tdlO-ro! an hotel 

The Vienna staiaai. -ai.d w ii la d 
h<'tween the towns of Kantax Ufv 
and Vienna, is ifie ternnniis <.! ti e 
Oranj^e l.ine into N..i'hi r. Vij^ui. 
la I* IS U'ln^t tunlf in ! ho I ta» 1 


<.l wav Wlien I oinpl<‘te»), it is ex 
[a t fed to fM‘ one of ttn* system' . 
most heavily us<*d stations 

hairfax Metrf) Assoriates ts plan- 
ninj< to Imild on the ftl-ai re Irart, 
lo! ated south of Noltaway Parkr 
west of Nut ley Street 

"1 hts Is the largest sinj^Ie- 
lofiipanv ownerl site adjacent t<j a 
Mwro station m Northern Virjtin- 
la. ' said James W Tr^dd, president 
of Ha/el/Peterson Cos., of which 
l airfax Metro Associates is a part, 
Ha/ei/lVterson Cos. are best 
known for The j^iant mixed-use de 
vadopnient in Fairfax known as Fair 
l.akes 

P Feed Wills, atiother Fairf.ix 
develojwM. O' planninj^ to construrt 
residenfi.ll and conmuTi lal build- 
tiiKs on his 10 a< res south of Conn 
irv l reek Koa»l and north of i-6i> 
ad;aieiit to station parkinj^ areas 
i'<or.!iiij^ f<, .dtoriu-v Martin 
W lUh 

WaMi -aal his i herd is >’Xi dr-d 
.d»o>,t the [iroxiniity to Metro ” 

I odd said the Vi#*ima statXiii has 
the best road access of anv Metro 
>t.di( n in Northern Vir^'ina Hr* 
idol lu-.itbv N’utlov sir*'ef Ah»-r«‘ 
ritajoi iiiipr ov<-ni<*rd s. ini iiflii,*^ ad- 



tldional lanes and a full inlerihanke 
With I-6h, are scheduled for com- 
pletion by the Virginia Department 
of High w. ns and Transportation hv 
l‘t87 

Faiidax County's 1984 annual 
plan review savs. "The Vienna sta- 
tion. because td thr- existence of 
reldivelv l.trge piei t's of vai ant 
land and exi (’lletd visibility and ac 
I tfo:n I fib. probably has the 


grcate-il p<dential " d the th* i M* t 
ro Stations now under • oost r'.:< tioti 
in the area The other two are Dunn 
Coring and West halls (..hurt h 
Walsh s,iid hi> ( herd has hx*r 
working with Ha/ei/lVterson staff , 
on the appikatioiis, but atided if.al 
the proiei ts .ue not re:.de<l, eX( ept I 
in geographiu ,u pri/Xiindv 

Hitn devr-]i '[KTs nn* -.eeking PI K 
See \ IKN V V K7. ( ol 1 


Ph)jects Planned 
At Vienna Metro 


VIENNA, 1 


I El 


(pUnned developfDent<tofiunerciaj) xonings. 

The 61>acre Fiirfax Associates site is current- 
ly soned PDH. planned development-housing, 
and R-8 resadenti^. tong ago, Fairfai approved 
constnietjon of 86 town houses, 300,000 square 
feet of office space. 50.000 square feet of retail 
space and 1,250 residential units for the prop- 
erty, Some buildings were to be 21 stories tall. 

That plan had a ratio of 70 percent residential 
to 30 percent commercial. Todd said. The new 
plan would reverse those figures, he said, adding 
that the new ratio reflects the desires of Vienna 
officials. ♦ 

The new plan calls for 2 9 million square feet 
of office space, 150,0(X) square feel of retail 
space, 370 town houses and 600 hotel rooms. 


AppradroatelT ISO d tboae retidential inita are 
mcini lOr me enenj* 

Fatrte Metro Am ociatea plana tall buikF 
mgi— perhapa 12 to 14 atonea or biglier — but 
tboae detail are not yet avoiihie. 

The WBIir proiect a moch amalfer, but will add 
to the ovenfl feeheg that the entire area haa 
been developed by plan, rather than happen- 
stance, a comXf offidal said. The WiUa' proposal 
calls for construction of 200 apartment units in 
multi-story buildings, 33 town houses, 30.000 
square feet of commercia] apace and. 427,000 
square feet of ofBce space. 

Fairfax Associates terms its development a 
“Metro-oriented employment center' designed 
to take advanuge of what its officisis see as a 
cootinuing increase m “reverse commuting* by 
people from the District and close-in suburbs. 

“The adopted improvements to the Nutley 
Street/l-66 interchange and to the Metro-related 
bridges, ramps and roads wiU provide the best 
access to any station area in Northern Virginia,” 
a Fairfax Associates spokesman said. 

The 61-acre site is a consolidation of two par- 
cels — a step that had been recommended by the 


county if the site were to be developed for high 
density and mixed use. 

'We want to put it under one comprehensive 
aoning, to lay it out differently than it is now,' 
Todd said. *It is not as if we are starting with a 
property with no sornng. The old plan decked the 
whole tite in concrete and provided only limited 
access to Metro facilities,' Todd said. He said hit 
company has worked out and will pay for an ex- 
tensive intemaJ road network. Pubbe transpor- 
tation improvements are already in the county's 
six-year construction plan, he said. 

Developers claim that the Fairfax Associates' 
proposal “meets almost every entenon set forth 
by the county for development around the Vien- 
na station site.* The firm has worked with rev 
idents of nearby neighborhoods, accordmg to 
Todd. He pointed to Nottaway Park, north of the 
development site, and said preliminary plans call 
for a park-like open space connection between 
the station and the park which would bisect the 
commercial development. 

"There will also be an exten.sive pedestrian 
system for those who want to walk or ride a bike 
to Metro, “ he said 
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Vienna Metro Site Project Debated 


By Marcia McAllister 
! 4 p»f 111 to Th« W«qhtit)|t0n rtnii 

Representatives of the Hazel-Peterson Cos., in an at- 
tempt to win support for a proposed 3 million-square- 
foot office development near the Vienna Metro Station, 
this week promised Vienna residents an environment in 
which shoppers and commuters could biiy both cham- 
pagne and ice cream. 

But neighbors of the station at 1-66 and Nutley Street 
charged that the development, which is scheduled to 
open next spring, is far too urban for their suburban 
community. 

Hazel-Pete rson wants to build a giant commercial 
and retail complex on 50 acres north of the Metro sta- 
tion. Plans call for a 34-story office building and two ho- 
tels that would be a major employment center by day 
and a glamorous entertainment center by night with a 
variety of restaurants, according to Ed Risse of Hazel- 
Peterson. 

The proposed development would be known as Vir- 
ginia Center. The 34-story building would be taller than 
any currently planned or under construction at Tysons 
Corner, 

Slides showed restaurants serving champagne and * 
ice cream vendors offering goodies to passengers wait- 
ing to catch rail trains. 

But Mayor Charles Robinson wasn't buying the ice- 
cream-and-champagne proposal. ‘^What we are talking 
See VIENNA, E6, Col. 5 




Residents Protest Plan 
For Metro Site Project 


VIENNA, From El 

about is 3 million square feet of of- 
fice space,” he said. "That is equal 
to 15 downtown office buildings.” 

Robinson said the plan repre- 
sents a threat to existing stable res- 
idential neighborhoods and is a re- 
versal of the original Metro concept 
of providing access to the city for 
commuters. 

The Virginia Center project is 
being promoted as an employment 
center that would provide jobs for 
8,000 to 10,000 people. 

An estimated 175 residents 
showed up at a public meeting at 
Marshall Road Elementary School, 
which is directly across Nutley 
Street from the proposed develop- 
ment. 

Developers of Virginia Center 
and developers of a smaller 10-acre 
parcel nearby planned by P. Reed 
Wills made brief presentations on 
their projects. Wills wants to build a 
12-story, 400,000-square-foot of- 
fice building with retail space on the 
first level, and an 11-story, 200-unit 
residential building. The Wills pro- 
ject includes 33 low- and moderate- 
income town houses that were man- 
dated when zoning for the project 
was granted for the 10-acre site 10 
years ago. 

Hazel-Peterson representatives 
used a vivid slide show to detail 
their proposal, while attorney Mar- 
tin Walsh, who represented Wills, 
used intricate computer-designed 
projections to outline his client’s 
plans. 

The current zoning on the Vir- 
ginia Center site is PDH-20 
(planned development housing). 
That zoning would permit 20-story 
residential buildings, 350,000 
square feet of office and retail 
space, and 86 town houses. How- 
ever, Hazel-Peterson officials have 
asked Fairfax to change the zoning 
to PDC (planned development com- 
mercial) so they can put up office 
buildings, two hotels, a health club, 
retail space and 370 housing units, 
including 180 for the elderly. Town 
houses are also part of the project. 

The Virginia Center complex 
would be flanked by two existing 
town-house developments — Coun- 
try Creek and the Townes of Moo- 
refield. 

Virginia Center’s plans would 
leave 37 percent of the 50-acre site 
open and include a perpetually 
maintained and endowed garden 
area. “We subscribe to and support 
the county goals for the Vienna 
Metro site,” Risse said. "This Met- 


ro site is unique and important for 
Fairfax and the entire Fast Coast of 
the United States. It gets that im- 
portance from being right next to 
Metro and 1-66.” 

Gary Molneaux, the Fairfax 
County's Planning Department staff 
member in charge of the citizen 
task forces studying Fairfax Metro 
station sites, told residents that fi- 
nal plans around any station depend 
on county recommendations. How- 
ever, Fairfax is only halfway 
through with its plans for the Vien- 
na station area, he said. 

Robinson called the Virginia Cen- 
ter plan the most elaborate he has 
seen in years. The project is not 
inside the Vienna city limits but is 
almost adjacent to the town. 

"Somewhere in a room in some 
city, somebody is looking at this 
project and figuring how many dol- 
lars they have to get.” Robinson 
said. 

The Vienna station will be the 
end of Metro’s Orange line. Mol- 
neaux .said terminal line stations in 
urban areas are generally not good 
for development. He said this case 
is like a "kid in front of the candy 
store windows with S5 who doesn’t 
have enough to go in.” 

Resident Gary Giluin asked if the 
developers would be willing to delay 
their project until the task force has 
finished its work. 

"I’m only the lawyer.” Walsh re- 
plied. 

Risse said his company would 
take whatever time is necessary to 
"work with area residents. But we 
are not at that point yet” of making 
a decision to delay. 

“The most obtrusive bnilding on 
the site is the [40()-room| hotel. It 
seems completely out of place,” said 
John Kraft, an area resident. He 
said that building would be directly 
across from the elementary school 
where the meeting was being held. 

“This is the kind of input we want 
to get,” Risse told Kraft. 

Richard T. Wagaman, the mod- 
erator, asked Fairfax to conduct an 
environmental impact study of the 
effect of the projects on the elemen- 
tary school. He said he had just 
driven around suburban Dalles, 
where skyscrapers dominate sky- 
lines. 

"They have their own way. Each 
man wants his own ‘J.R.’ suite. I 
don’t think this is in character with 
our neighborhood,” Wagaman said. 
He urged r('sidents to "get your 
facts straight." lie warned th;n 
"emotional arguments" won’t win 
zoning cases if those cases end up 
going to court. 
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office buildc .g h-e shadov. 

Counosy Hazel- Peterson Cos foot tail Wci^rc gton Vio Danner.* 

, , and radio tov. rr^. 

If approved as planned, the Virginia Center just outside Vienna would house the tallest buildings in N.Va. U / ; v c}tLuu4^A/ Please see METRO. A10 
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ECONOMIC DEVELOPMENT 


Hazel-Peterson project 


No. Va.’s tallest building would 
liigblig bt Vienna Metro’s Va Center 


By BRUCE COSSABOOM 

of The Business Review 
Special to The Business Review 
An ambitious commercial develop- 
ment proposal for a Fairfax County 
‘ metro station has stirred up resi- 
dential opposition and has been 
“taken under advisementf’ by Fairfax 
! County officials until early next year. 

The Virginia Center at the Vienna 
Metro stop proposed by the F airfax 
r ^ • Metro Associates, a subsidiary* of 

the Hazel-Peterson Cos., would take 
the form of a mixed-use development 
at the northwestern quadrant of the 
intersection of 1-66 and Nutley Road 
The Wills Co., another developer 
involved, plans Fairfax Metro Plaza, 
another office/retail/resident project, 
also on the Metro site. 

When residents were briefed on 
plans for the 71 acre site recently, 
some expressed opposition to the 
scope of the proposals. If approved 
as planned, the 61 -acre Virgima 
Center and the 10- acre Plaza would 
- make the site the most extensively 

developed Metro stop in Fairfax 
County. 

Gary Molyneaux, a Fairfax County 
Metro project director, said both 
developers’ applications most likely 
will be delayed until the county 
completes a special study of the 
Metro station area in January 1986. 

The object of the study is to 
determine what quantity of develop- 
ment is appropriate on the land next 
to the Metro Statioa Molyneaux 
promised that the study will ensure 
that the development recommended 
will not be more than what the 
transportation system can handle. | - 

Virginia Center plans call for tliree- , 
and four- story townhouses along the • 
northern end and western sides of < 
the Virginia Center property. The 
building density and height would 
increase toward the center, and also 
at the southern end of the project 
Plans for another 10 buildings 
including a six- story hotel and a 
19- story hotel, two 15- story apart- 
ments or condos, a 12-level athletic 
club, six offices ranging in height 
from nine to 34 stories, four parking 
garages and a parking deck and 
several restaurants. 
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The Metro Plaza plana call for 
more than 430,000 square feet of 
office and retail space, an 11-story 
apartment building with 200 units, 
and 33 townhouses. 

Virginia Center would be a metro- 
oriented employment center, a mixed- 
sued development adjacent to Metro 
property on the northside of the 
Fairfax Metro Vienna Metro station 
Its 61-acres would make it the largest 
piece of property in single ownership 
adjoining a Metro station in Virginia. 
A County metro study ranks the 
Vienna station area the l^hest among 
the Virginia station areas in economic 
development potential 

Under current zoning (PDH-20, 
50 acres) there could be 300,000 
square feet of office, and 50,000 
square feet of retail and 1,250 resi- 
, dential units. Under the R-8 (11 

acres) there could be 86 townhouses. 

Under the proposed PDC project, 
there could be 2.9 million square 
feet of office space, 150,000 square 
feet of retail and other services, and 
450,000 square feet (600 rooms) of 
, hotel 30,000 square feet of health 
club, and 20,000 square feet of 
other secondary uses. There could 
be 370 residential units (180 elderly). 
Open space would make up 37 per- 
cent of the project 
An integrated pedestrian/bikeway 
system would connect the components 
of the mixed- used devlopment with 
the Fairfax/Vienna Metro station, 
adjacent development and Nottoway 
Park 
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S atxwday. Awn. 20, 1985 


THE Waswnctow Post 


Lai^e Vieniia Project 
Set Back by County 

Hazel/ Pelenm Complex Facet Long Delay 


By Marcia McAllister 
SfHOHl f Tfc» W wfc w g lM Hit 

Faiitex County has thrown a nia> 
jar block in the path d 

the Haael/Peteraon Coe.* piam for a 
SOwcre miMd-use iksulopment 
knosm as Virginia Centv aihKent 
to the Vienna Metro stetioa. 

Even though Ha«l/Peteraon 
months ago filed for reaoning d the 
site from planned devel opmCT t 
to planned development 
commercial. Fairta has now told 
company officials they must first 
ask for a change in the countjrs 
comprehensive land-use plan before 
any resoning action can he taken. 

Tlut <W*Mu an will result in a delay 
of at least 18 months on any actm 
on the proposed development, which 
is to include a 34-story building and 
two major hotels near the 1-66 ^ 
Nutley Street mterchange. Har 
lel/Peterson had hoped to start coft- 
stniction this summer. 

Sidney Steele, acting director of 


the Pairhx Office d Comprehen- 
sive Planning, said the dedsioo to 
require Haael/Petersan to get a 


‘The poaffion Thave taken is that 
undsr the cufieat jte I cannot say 
it [VlrrfBii CaBterf Is inaoeardaiice 

with the plan. It fthe pten] does irt 
have the fleattflity to douhle the 
density and change the site from 
prhna^ resMeatial to commer* 

A sp o ke wnan for Haaei/Petersan 
Cot said the firm does not think a 
plan amendment is needed 
ever, company officials have been 
wnriring with s Special task force 
studying potential development 
the Vienna Metro station, 
which is the end of the Orange line 
in Virginia. 

Tl)^ had hoped to go to ammg 
by early Jidy,” Steele said. He pre- 
dicted the t^ force work won’t be 
complete until January. That task 
force is expect^ to make recom- 
S««CENTBB.E«,Col.4 


CBNTEB, Frew Ei 

mendations for plan language gov- 
erning land around the station. 

Developer John T. (Til) Hazel 
said his company is “disappointed 
that the county’s plan process for 
the task forces did not function. We 
were promised completion of tlw 
task force study by spring of this 
year. They didn’t get their consul- 
tants until this year. They didn’t 
focus on the area until we filed our 
zoning. 

“Now we are in a position of hav- 
ing to wait.” Hazel said. Hazel, a 
leading land-use attorney in Fairfax 
until he largely gave up represent- 
ing other developers to become one 
of the county’s leading ones him- 


self, said he is willing to wait for a 
while and use the time to continue 
to work with residents of the neigh- 
borhood surrounding the station 
site to solve problems they may 
have with the proposal. 

“Nothing of substance gets done 
in a hurry.” Hazel said Thursday. 
He said most developmenU that are 
creative in design generate a cer- 
tain amount of stress when 
presented to Fairfax County. 

“The county is aware <rf the time 
problem, but there is a growing rec- 
ognition in the planning 
among citizens, and in the biainess 
community that this pn^ect is wor- 
thy of study,” Hazel said. He said 
the site is unique not only in Fairfax 
but also throughout the region be- 


cause of its proximity to a Metro 
station terminus and an interstate 
highway. 

“I have gotten a half-dozen phone 
calls from local businesses who 
would like to be at Virginia Center 
in recent weeks,” Hazel said. 

“We wanted to open with Metro 
in September of 1986, but Metro 
moved up its opening to April, Ha- 
zel said. “Then we wanted to get a 
building started" before MeUo 
opened, but now will miss the cur- 
rent building season, he said. 

Meanwhile. Hazel/Peterson plans 
to go ahead with construction of a 
major road from Nutley Street into 
the sUtion area at a coat of approx- 
imately $750,000. “We are willing 
to take the risk,” Hazel said. 
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SECRET 







25X1 


25X1 

25X1 



25X1 


2 3 APR 1984 


MEMORANDUM FOR; Deputy Director for Administration 

VIA: Director of Logistics 


FROM ; I 

Deputy Chief 

Real Estate & Construction Division/ OL 


SUBJECT: 


Transmittal of an En gineering Analysis for 
Chamber of Commerce, 


^uildings 


Attached for your use is an analysis of the subject 
buildings requested by the Director of Logistics in consi'dering 
the Office of Training's desire to remain outside of the 
Headquarters Building after completion of the new addition. 
After the Index, Tab 1 presents a brief overview; Tab 2 offers 
two summary sheets for quick size and cost comparisons; and Tab 
3 contains conclusions and recommendations of the undersigned. 
The additional tabs may be used for additional detail. 


Attachment 


25X1 


Distribution: 

Orig - Adse 

A - OL/RECD Official w/att^''^CC, 
1 - OL/RECD Chrono w/att 
1 - OL Reader w/o att 



UNCLASS I FI ED WffiN SEPARATED 


25X1 C 
25X1 


OL/RECD 


FROM ATTACHMENT 
|L (20 Apr 84) OL 13256-84 


WAR^J1NG NOTICE 
INTELLIGENCE SOURCES 
AND METHODS INVOLVED 


SECRET 
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ENGINEERING ANALYSIS 
for 


Chamber of Commerce 


Building 


Prepared by Real Estate and Construction Division 
Office of Logistics 


Responsible Officer 
Architectural Input 
Basic Lease Data 
Editing of Data 
Typing and Reproduction 


With Input From 


Office of Security 
Office of Communication 
Safety Staff 


11 April 1984 
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C' 

INDEX 


Overview See Tab 1 

Summary See Tab 2 

Conclusion and Recommendations See Tab 3 




STAH 









Chamber of Commerce Building See Tab 4 

Architectural Description 
Fact Sheet (Basic lease data) 

Fire and Safety Analysis 


General See Tab 8 

23 March 84 Memo from Chief, Physical Security Division, OS 
27' March 84 Memo from Chief, Projects Branch, MFG, DND, OC 
28 March 84 Memo from Chief, Safety Staff, DDA 
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Overview 


STAT: 

stat; 


, 

STAT 

STAT 

STAT 


STAT ( , 

STAT V ‘ 

STAT 

STAT 


STAT 

STAT 



4 


<1 


In the course of planning for occupancy of the new 
Headquarters addition, the Office of Training (OTE) has been 
identified as an activity best left located away from 
Headquarters. RECD has been tas ked to make an engi neering 
analysis of Chamber of Commerce,^ puildings to 

see which would best suit long term utjs requirements. I 
Building has been included as an FYI item because it seemed to 
have many of the desired characteristics. 

In addition to RECD input relative to physical building 
attributes and lease ramifications, pertinent papers are 
included from OC, OS, and Safety Staff. 

In terms of usable sp ace. ^is presently the smallest 

and | | the largest. does, however, present the 

largest capability for expansion in terms of usable space, 
available parking, and a full cafeteria ready to be opened up 
if desired. In terms of existing lease, F 1 has the 

longest to go (Sept 91) and C of C the shortest (Nov 85). All 
have renewal options. In terms of HVAC system, C of C is 
presently the best suited for classrooms whose load varies. 

The other buildings would all need system alterations to 
accommodate the changing loads. In terms of annual cos t of 
operation (SLUC, ren t. M&O . utilities, etc.),^ ^ is the 

highest ($2. 47m) and p ^is the lowest (l.OBmJ/: In terms of 
presently available emergency power, ^ | is the highest at 

250kw and C of C is the lowest at 20kw. ^ has the 

largest COMMO and computer space (5,000 sq. ft.) and C of C the 
smallest (1,500 sq ft.). Building columns and walls affecting 
classroom co nfiguratio n flexibility are most irregular and thus 
difficult in i i Build ing. smalles t (20 x 20) in C of C, 

and most flexible (28 x 28) 

For a quick comparison, the reader is invited to the 
summary sheets which follow in Tab 2. For greater detail, the 
sections relative to each building may be studied. 

The Conclusions and Recommendations are contained in Tab 3. 


Sanitized Copy Approved for Release 2010/10/15 : CIA-RDP88G00186R000801 030023-9 




Sanitized Copy Approved for Release 2010/10/15 : CIA-RDP88G00186R000801 030023-9 

( ( 


f 


Sanitized Copy Approved for Release 2010/10/15 : CIA-RDP88G00186R000801 030023-9 



Sanitized Copy Approved for Release 2010/10/15 : CIA-RDP88G00186R000801 030023-9 



STAT 


FOUR, BUILDING ANALYSIS SUMMARY SHEET 



Usable Area (Sq, ft.) 

98,302 

92,950 

100,770 

104,000 

Parking Spaces (Each) 

315 

536 

460 

501 

Condition 

Good 

Good 

Pair 

Good 

Distance from Hqs 

8 Miles 

8 Miles 

8 Miles 

6 Miles 

Safety/Fire Protection 
(Upgrade cost) 

$370k 

In compliance 

$5k 

$5k 

Security (Upgrade cost) 

$5k 

$20k 

$20k 

$20k 

Renovations (For OTE use) 

$196k 

$929k 

$800k 

$832 

Additional Space Potential: 





First Floor (Sq. Feet) 

10,000 

35,000 

NA 

NA 

Safety/Fire Protection 
(Upgrade cost) 

-$25k 

$35k 

NA 

NA 

Security (Upgrade cost) 

$50k 

$55k 

NA 

NA 

COMMO (Upgrade cost) 

$25k 

$150k 

NA 

NA 

Renovations (For OTE 
use) 

l^lOOk 

$420k 

NA 

NA 
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STAT 


FOUR BUILDING ANNUAL OPERATING COST SUMMARY 



• 1 1 • 


r ' 



Item 

coc 





SLUG 

^1.04m 

$l,01m 

NA 

NA 


Rent 

NA 

26k (parking) 

$1.09m 

$1.9m 


Utilities 

NA 

NA 

161k 

538k 


M&O (if separate) 

NA 

NA 

329k 



Lease Expiration Date 

11/20/85 

2/28/86 

9/30/91 

10/31/88 

— 

Renewal Options 

1-5 yr 
(@ $1.7m) 

1-10 yr 

2-5 yr 

1-5 yr 


Renewal Date (NLT) 

05/24/85 ‘ 

10/29/85 

6/01/91 

6/03/88 
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Conclusions ; 


o All four buildings discussed are viable for use by OTE 

o No significant difference In accessibility is evident 
In any of the four buildings 

o All four buildings are either In compliance with 

safety requirements or can be made so with reasonable 
expenditure 

o No significant security problem exists In any of the 
buildings studied 

o Renovation costs are proportionately higher If OTE is 
moved* Some of this will be for room alterations and 
some for HVAC alterations necessary 


Recommendations : 


Building Is recommended because It is viable In all 
respects, offers the greatest potential for expansion, the 
greatest availability of parking, has full cafeteria 
capability, is completely enclosed by security fence, and has 
the most flexibility for room layout without impediment 
resulting from column spacing or other irregular design 
features. 


If for any reason! I 

alternate recommendation is 
Building . 


Building Is not select 
to remain in Chamber 


ed 

of 


the 

Commerce 
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CHAMBER OF COMMERCE BUILDING 


The Chamber of Commerce Building, C of C, is a 10 story 
building plus limited space in the basement. It is located one 
block off Glebe Road in Arlington and just off the Route 66 
Glebe Road Exit. It is approximately eight miles from 
Headquarters. 

This building was constructed in 1970 and the Agency 
occupies the top nine floors plus some storage space in the 
basement. There is a total of 98,302 net usable square feet 
(105,408 rentable). Construction was good and the building has 
been well maintained. 

The building is constructed on a 20' x 20' module. 

Visually unobstructed classroom space is limited but will 
obviously accommodate OTE as they are presently located there. 
Ceiling height is 8'-6" with a l'-5" plenum space (including 
structural members). Air conditioning, though presently 
meeting their needs, may need upgrading. 

Recently, a 1,500 square foot CER has been installed and a 
secure voice/data grid system is to be installed. There is no 
other computer space located in the building. 

There are four elevators and two stairwells providing 
vertical circulation. There is only a 20 kw emergency 
generator. This will accommodate emergency exit lighting and 
alarm systems. If new COMMO functions in the CER are to be 
covered, increased capacity will be required. Computer 
terminal and other red processing equipment will require the 
installation of new power outlets as the building does not have 
the three wire grounding system. 

Eating facilities are minimal. There is a blind stand with 
a few tables and chairs. Reports on the condition of this 
facility have not been favorable. 

Parking is limited with only 315 spaces available. There 
is little or no possibility of acquiring more. 

For COMMO security and safety analysis, see respective 
papers. (Tab 8) 

Sole occupancy of the building would obviously be 
desirable. This may be possible. See Real Estate Fact Sheet. 
Should this be done, an additional 10,000 square feet of space 
would be available plus 60 more parking spaces. 
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CHAMBER OF COMMERCE BUILDING 


Summary 

Comments 

One Time 

Cost 



Add for 
1st Fl 

Existing 

Space 

Parking 

Minimal @ 315 



Existing Facilities 

Good 



Location from Hqs 

8 Mi 



Safety & Fire 
Protection 

Major Mods req'd 
w/ 1st fl 

+25,000 

$370,000 

Security 

Minimal add. req' 
w/ 1st fl 

mts 

+50,000 

.$ 5,000 

COMMO 

None 

w/ 1st fl 

+25,000 


Renovations 

Minimal upgrade @ 
$2/sq. ft. 


$196,600 


w/ 1st fl-lOk @ 
$10/sq. ft. 

+100,000 




$200,000 

$571,000 
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REAL ESTATE 
FACT SHEET 

CHAMBER OF COMMERCE BUILDING 


o Agency Leases Second through Tenth Floor , and some Basement 
Space 

- 105,408 net rentable sq. ft. office (98,302 sq. ft. 

net usable) 

- 1,200 net usable sq. ft. storage (basement) 

- 134 Parking spaces provided under lease 

- 181 additional spaces available for employee parking 

o Projected FY 84 SLUC $1,039,973.00 

o Present Annual Rent $1,111,916.82 

o The Agency's Lease is Subject to Termination 20 November 
1985. We have One Option to Renew for a Five-Year Term 
Commencing 21 November 1985. 

o The Renewal Option specifies an Annual Rental of 

$1,749,132.00 (Less Renegotiated Utility Credit at a Rate 
of $145,761.00 per month). Free parking becomes subject to 
negotiation. 

o The Arlington Chamber of Commerce is a Tenant in the 
Building. Its Lease Terminates 16 June 1986. 

o Al'l other Tenants' Leases Terminate 31 May 1984. 

o Potential Expansion to 10,219 Sq. Ft. 

- C of C 2,000 sq. ft. 

- Other Tenants 7,779 sq. ft. 

- Basement 400 sq. ft. 

- Parking 60 spaces 
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Fire and Safety Analysis for C of C 


CHAMBER OF COMMERCE 


Existing Conditions o 

All of the existing buildings are near compliance with 
County# GSA and Agency fire protection and safety criteria 
requiring very little modification. The only building that 
can really be considered as being deficient in its fire 
safety characteristics is the Chamber of Commerce 
Building. If this building were to be built today, the 
Codes would require a complete automatic sprinkler system, 
pressurized stairways, a complete voice alarm system and 
communication system, a central control station, and 
provision for smoke control. Because the building had been 
constructed before these codes were in force, it is not 
required to be in compliance. Additional concerns are the 
obvious problems associated with high-rise buildings; such 
as increased evacuation time, limited routes of egress, and 
the difficulty the fire department has in effecting fire 
fighting and rescue operations. If it is projected that 
this building is to be occupied over an extended period of 
time, action should be taken to correct the fire safety 
problems cited. 


Type of Construction* 

Occupancy 

Approx. Total Area/Floors Used . . 
Means of Egress 

Max Occupancy Load/Floor 

Exit Capacity 

Travel Distance 

Automatic Sprinkler 

Special Extinguishing Sys 

Fire Alarm System 

Voice Alert System 

Fire Detection 

Emergency Lighting 

Smoke Control 

Water Supply 


Fire Resistive 
Business 
98,302 sq ft./9 

110 persons 

Adequate 

Adequate 

N/R - Recommended 

N/A 

Yes 

N/R - Recommended 
N/R - Recommended 
Yes 

N/R - Recommended 
County 


* - BOCA Basic Building Code 
N/A - Not Applicable 
N/R - Not Required 
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I 

1 



The APPROXIMATE costs of the above-recommended renovations 


are: 


Automatic Sprinkler 

Voice Alert 
Fire Detection 
Smoke Control 


$200,000 (Based on $2.00 per 
square foot) 

50.000 

20.000 
100,000 


Total 


$370,000 APPROXIMATE 


An analysis of these buildings has revealed that the 

are considered to provide an acceptaoie ana texuuxvcxa 
equal level of life safety and property protection. The 
Chamber of Commerce Building is least desirable of the four 
because of the characteristics previously stated. 


i 

I 



I 

I 

I 

i 


i 





2 




'k ‘ 
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V 


2 3 MAR 1984 


MciMORANDUM FORi Chiefs Real Estate & Construction Division 

Office of Logistics 


FROM : 

Chief, Physical Security Division 
Office of Security 


SUBJECT: 


Review of Security Factors Associated with 
the Agency's Training Element Remaining 
Outside the Headquarters Compound 


1. On 19 March 1984, a representative of the Office of 
Security attended a meeting hosted by Real Estate and 
Construction Division, Office of Logistics (RE&CD/OL) to assess 
the factors associated with the Office of Training and 
Education (OT&E) remaining outside the New Headquarters 

Building. The assessment was to include the pros and cons of 
OT & H • 


a. 

remaining in Chamber of Commerce; 

b. 

relocating to 


c. 

relocating to 


d. 

relocating to 



2. The time frame was slated to be in the 1987-88 period 
when the New Headquarters Building is available for occupancy. 

3. This office was asked to address only the security 
factors associated with the above options. These are as 
follows: 


Option "A" : Remaining in Chamber of Commerce 

This is the most cost effective from the viewpoint of 
security modi fications as the current confianra t- jnn of 


secure space, 
adequate for 6 t£<E's needs. 


are deemed 

The only areas that would 


require security modifications would be those associated 
with the acquisition of the remaining non-Agency controlled 


WARNING NOTICE 
Intelligence Sources 
Or Methods involved 

SECRET 
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space on the first and ground floors and parking areas, it 
is anticipated, however, that these modifications will be 
made in the near future anyway due to an ongoing security 
enhancement effort. 


Option "A" security cost factor - minimal. 


Option "B": Relocating to 


There presently exists a total of at 

this location that would probably provide tor the secure 
storage needs of OT&B, but would require some modification 
or attention. As the Agency currently has full control of 
this building, the security enhancement costs currently 
under consideration are related only to parking control 
measures. These too will be effected shortly and have no 
bearing on long range occupancy of this building by Agency 
elements • 


Option "B" security cost factor - $20 
with the realignment of securi ty equipment 


finn ahoH 


Option "C"; Relocating to 


The review of this facility pre-assumes the 
acquisition by the Agency of the first floor and basement 
areas as a security condition of the relocation of OT&E. 
This would then require the shifting of the 
guard/receptionist area from the second floor to the lobby 
of the first floor. Associated with this move would be the 
repositioning of the security alarm console and related 
protective systems. While there are presently a total nf 


spaces, certain parking control measures related to 
general security enhancement may be placed into operation 
under present occupancy and therefore do not bear on OT&E's 
possible move. 


Option "C" cost factor - $75,000 associated with 
realignment of security equipment for OT&E's needs and the 
relocation of the guard/receptionist facility from the 
second floor to the first floor. 



S E C R E T 
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I 

I 

] 


; 

i 


those in Option "B". Security enhancement efforts to 
control parking spaces will probably be made without 
to future occupancy and therefore not impact on this 


regard 
option . 


realianminh If" ” $20,000 associated with the 
realignment of security equipment necessary to meet OT&E's 
vault or secure area needs. 


cc: DD/PTAS/OS 


I 


V., - 


I 


I 

I 




i 

i 


I 



f 

t 


SECRET 


- — —,....^1 I I II ll■Ty-|nr^rf III 1 1 > llli iriiTl il fMi »> liM* n 
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25X1 


25X1 


MEMORANDUM FOR THE RECORD 
FROM : 


27 March 1984 




SUBJECT: 


Chief, Projects Branch, MFG/DND/OC 

Communicat ions Ana lysis of Agency Occupied 
Buildings 


ffiLia 




25X1 


25X1 

25X1 



25X1 

25X1 

25X1. 

25X1! 

I 

I 

! 

i 


1. Listed in the following paragraphs is information 
pertaining to the secure communication capabilities that are 
available in selected buildings to support the Office of 
Training and Education (OTE). I I 


2. Chamber of Commerce Building - Upon completion of the 
scheduled communications upgrade, this building will have all 
th e equipment, systems, etc. to support OTE requirements. 


I ^Building - This facility currently has the 

communications equipment, systems, etc., needed to support OTE 
requirements. The only additional work would be relative to 
expanding/modifying the existing grid to accommodate large 
concentrations of data terminals in selected areas 

(classroo ms) . Ihe cost related to this should not exceed 

$25,000. 


the 


4 ^ 


Building . - This is similar in all aspects to 
Building and the costs for expand ing /mod i f vino the 
grid should also be the same, not more than $25,000. 


25X1 ^ 

L' 


i 



WARNING NOTICE 
INTELLIGENCE SOURCES 
OR METHODS INVOLVED 


CONFIDENTIAL 
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SUBJECT: Communications Analysis of Agency Occupied Buildings 


25X1 


25X1 



5- Building - The secure telephone switch would have 

to be replaced with a DBX-1200 type. If a new switch did not 
have to be procurred (A switch may be available from a building 
that is vacated when occupants move to the new Headquarters 
Building) the approximate costs would be: 

a. Contractor Installation $50,000 

b. Computer Flooring and other 

Minor CER Renovations Work 50,000 

c. Expansion of Grid 50,000 

$150,000 

If a switch had to be purchased , another $150.000 wnniH Hp 

needed for a total of $300,000. 





i 



CONFIDENTIAL 
- 2 - 
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STAT 


MEMORANDUM FOR: 

FROM: 

SUBJECT: 


•V o i 

' f 

Ido 

EX __ 
SA 

Chief, Real Estate and Construction Division * 
Office of Logistics c:55- ' 


- t'j Q 


Chief, Safety Staff, DDA 

Fire Protection and Safety Analysis of 
Plaza A, Stafford, and Chamber of Commerce 
Buildings 28 m.R m 



QTAT 


STAT ;* and 


STAT 


1. As requested at your meeting held on 19 March 1984, the 
attached report provides an analysis of the subject buildings 
in regard to their fire protection and safety characteristics. 
As indicated in this study, the Chamber of Comme rce Building 
has the least desirable characteristics, and the 


buildings are evaluated as being relatively equal. 


2. If there a re any questions, please rnnfarh safety 

Staff on extension 


Attachment 



) ' 
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STAT 


Fire Protection and Safety Analysis 


A. General 

This analysis is prepared as requested by C/RECD/OL in 
order to provide an assessment of the fire protection 
features that are existing or are required in each of the 
subject buildings. 

B. Criteria 

In general, the property and building protection 
requirements for Agency owned or occupied buildings are 
stated in the BOCA Basic Building Code and in the GSA 
Building Firesafety Criteria. Life safety requirements are 
stated in the National Fire Code No. 101, the Life Safety 
Code. 


C. Existing Conditions 

All of the existing buildings are near compliance with 
County, GSA and Agency fire protection and safety criteria 
requiring very little modification. The only building that 
can really be considered as being deficient in its fire 
safety characteristics is the Chamber of Commerce 
Building. If this building were to be built today, the 
Codes would require a complete automatic sprinkler system, 
pressuri 2 ed stairways, a complete voice alarm system and 
communication system, a central control station, and 
provision for smoke control. Because the building had been 
constructed before these codes were in force, it is not 
required to be in compliance. Additional concerns are the 
obvious problems associated with high-rise buildings; such 
as increased evacuation time, limited routes of egress, and 
bhe difficulty the fire department has in effecting fire 
fighting and rescue operations. 


D. Recommended Action 

An analysis of the se buildings has revealed that the 

Building 


Building, or the 

die consioereo co provide an acceptable and relatively 
equal level of life safety and property protection. The 
Chamber of Commerce Building is least desirable of the four 
because of the characteristics previously stated. If it is 
projected that this building is to be occupied over an 
extended period of time, action should be taken to correct 
the fire safety problems cited. 


r 

L' 


I 


i' 
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Table 

The following table compares the fire safety 
aracteristics of the buildings: 


FAT 


Chamber of Conmerce 


ye of Construction* 

-upancy 

^rox. Total Area/Floors Used 

ins of Egress 

iX Occupancy Load/Floor 

:it Capacity 

:avel Distance 

■-omatic Sprinkler 

'Cial Extinguishing Sys. 

e Alarm System 

ce Alert System 

e Detection 

rgency Lighting 

ke Control 

ar Supply 


Fire Resistive 
Business 
98,302 sq ft./9 

110 persons 
Adequate 
Adequate • 

N/R - Recommended 

N/A 

Yes 

N/R - Recommended 
N/R - Recommended 
Yes 

N/R - Recommended 
County 


Noncombustible-Type 2C 
Business 
92,950/2 

465 persons 
Adequate 
Adequate 
N/R 
N/A 
Yes 
N/R 
l^/R 
Yes 
NA 
County 


Fire Resistive-iype I 
Business 
100,770/4 

252 persons 
Adequate 
Adequate 
N/R 
N/A 
Yes 
N/R 

NA 

Yes 

N/R 

County 


Noncombustible-Type ; 
Business 
104,000/6 ' 

170 persons 
Adequate 
Adequate 
Partial 
N/A 
Yes 
N/R 
N/R 
Yes 
N/R 
County 


* - BOCA Basic Building Code 
N/A - Not Applicable 
N/R - Not Required 
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24 April 1985 


MEMORANDUM FOR THE RECORD: 

SUBJECT: Meeting With the Evans Company, re FBIS Relocation 


1., On 24 April 1985 


o£ Real Estate Branch 


Deputy Director ot Foreign Broadcast 


(REB) andi ---- - 

Informati U Service t DD/FBIS), met with Jim Evans, Vice 
President of the Evans Company, developers of Hunter's Branch. 
Hunter’s Branch is one of three office complexes to be built at 
the Vienna Metro Station site (intersection of Nutley Road and 
1-66). The object of the meeting was to gather information to 
aid in making a decision on the 1987 relocation of the present 
FBIS Rosslyn site. Mr. Evans was informed that the meeting was 
to be kept confidential and that the prospect of CIA tenancy 
was a remote possibility at best. 


2 Mr. Evans informed us that the complex, situated on a 
57 acre site, will consist of six 12-story office buildings, 
each containing 200,000 square feet for a total of 1.2 million 
square feet. The projected rental rate for 1987 is $24 per 
square foot including utilities. The lessor plans to escalate 
the base rental rate at 3% per year. Structured parking 
750 spaces per building will be available at $40-50 per month 
per space. An additional 350 residential units are proposed. 


3. Zoning approval for the project was obtained in June 
of 1981. However, plans for construction are in abeyance until 
market conditions and/or a sizable amount of tenant interest 
develop. Planning and construction for the first two buildings 
will be done over a two-year period. 


4. The general partners in this venture are the Marriott 
family (owners of the land), A. James Clark (President of the 
Hyman Company and founder of OMNI Construction, Inc.), and 
David Evans of the Evans Company. The Evans Company is a 
real estate development and property management company formed 
ten years ago. They will manage the Hunter’s Branch complex 
after construction. 
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HEMORANDUM FOR THE RECORD - FBIS Relocation 


STAT 5 . I [ plans to present the information obtained 

at this meeting, including the attached hand-outs, to the 
Deputy Director of Science and Technology (DDS^T) during the 
early part of the week of 29 April. He has requested REB 
representation at the meeting to be scheduled with the DDS§T. 
His objective is to present an alternative plan should there be 
no room for FBIS in the new Headqua rters buildin g or in 
STAT outlying Agency occupied buildings. I i s aware that 

Headquarters Operations, Maintenance and Engineering is now 
doing a study of external buildings and will make a 
recommendation regarding FBIS relocation to the Headquarters 
Management Board (of which the DDS§T is a member). 

STAT I 


Real Property Officer 
Real Estate Branch 


Distribution:^ 

STAT Original | (w/att) 

1 - OL/HOME/CCMS (w/o att) 

1 - OL/Reader (w/o att) 

1 - OL/RECD/Off icial (w/o att) 

1 - OL/RECD/REB Chrono (w/o att) 
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HUNTER'S BRANCH 


Route 66 and Nutley Road 
Vienna, Virginia 


Evans Company, Developers 


Six 12 Story office buildings: 


200,000 square feet each 

(16,667 square feet per floor) 

1.2 million square feet total 

$24 per square foot projected 1987 rental rate 
(full service - all utilities included) 

3% escalation per year in base rental 

Food service available 

Retail activities in the complex (i.e. banking, etc.) 
Structured Parking: 


$40 - 50 monthly fee per parking space (4.5 spaces per 
1,000 square feet = 315 spaces for 70,000 square feet) 
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30 April 1985 


MEMORANDUM FOR THE RECORD 

SUBJECT: Meeting With the Hazel/Peterson Company, re FBIS 

Relocation 


STAT 1. On 29 April 19 85. o£ Real Estate Branch 

STAT (REB) an( ^ | Deputy Director of Foreign Broadcast 

Information Service (DD/FBIS), met with Joe Ritchey, Vice 
President of Marketing for the Hazel/Peterson Company. 
Hazel/Peterson is developing Virginia Center, a complex at the 
Vienna Metro stop which will encompass more than four million 
square feet of office, retail, and residential space. The 
meeting was held to gather information for a possible future 
relocation of FBIS. Mr. Ritchey was asked to keep all aspects 
of the meeting confidential. 

2. Fairfax County has delayed the zoning decision on this 
site for at least a year while a study is done of all Metro 
sites in the county. Mr. Ritchey felt, however, that 
construction would begin late in 1986 with delivery in early 
1988. 

3. The smallest building planned at Virginia Center will 
be approximately 170,000 square feet (9 stories) with 
structured parking. Although no firm rental rates can be 
quoted for 1987-88, Mr. Ritchey felt that $24-26 per square 
foot was a possibility. The charge for parking would be 
included in the lease arrangement. 

4. Hazel/Peterson Company has conducted an accessibility 
study of the Nutley Road/I-66 location which shows this to be 
the center of all major transportation arteries in the county. 
The site will be the terminus of the Metrorail Orange Line, the 
center for the feeder-bus network in the county, and will have 
east-west access to 1-66 and access to Nutley Road. Because of 
the convenient location, several major corporations are 
interested in moving their headquarters to this site. 
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MEMORANDUM FOR THE RECORD: - Re FBIS Relocation 


5. The DD/FBIS plans to meet with the Deputy Director of 
Science and Technology (DDS^T) in the near future to present 
this information. 

STAT 


Real Property Officer 
Real Estate Branch 


Attachments 


m^ttsy 

OL/HOME/CCMS (w/o atts) 

1 - OL/Reader (w/o atts) 

1 - OL/RECD Official (w/o atts) 

1 - OL/RECD/REB Chrono (w/o atts) 


STAT 


Distributionj^ 
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3 May 1985 


MEMORANDUM FOR THE RECORD 

SUBJECT: Meeting with Wills Investment, Inc., re FBIS 
Relocation 


STAT 1 . O n 2 May 1985.1 I of the Real Estate 

STAT Branch and| 1 Deputy Director of Foreign 

Broadcast Information Service, met with Guy Beatty and 
P. Reed Wills, II, developers of Fairfax Metro Plaza, the 
smallest of the three office complexes scheduled to be built at 
the Vienna Metro stop. Bob Raymond, the project manager, was 
also in attendance. This was the last of the meetings with 
each of the three developers for the Vienna Metro station 
site. Once again, the confidential nature of the meeting was 
stressed as well as the low probability that the Agency would 
actually become a tenant. 

2. The 11 acre complex will contain approximately 450,000 
gross ^uare feet, consisting of office, retail and residential 
space. Two hundred condominium apartments, one ten story 
office building and a twelve story office building with 
underground parking will be built. Both buildings and the 
manned parking garage will be controlled through card access. 
The buildings will be equipped with a computer-controlled 
energy management system which can be programmed to maximize 
energy efficiency for each individual office area. 

3. Zoning for this site has been voluntarily deferred 
until the Fairfax County study of the metro sites is 
completed. A 1988 delivery date on the first office building 
(150,000 square feet) is anticipated. Presently, a rental rate 
of $24 to $26 per square foot including parking is projected. 

4. As with the other two office developments, the 
greatest advantage here is the location and ease of access to 
the site through the highway system, Metrorail and the 
feeder-bus system. Each developer is confident that the 
location will encourage a "reverse commute" pattern from the 
city to the suburbs. The site will also be convenient for 
employees residing further to the west through the use of 1-66. 
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MEMORANDUM FOR THE RECORD: FBIS Relocation 


5. These gentlemen also provided information on another 
office complex soon to be built on the east side of Route 7 
between the 1-66 and 495 interchanges. The site will be within 
4800 feet of the Falls Church Metro station with shuttle bus 
service to the office buildings. There will be two four story 
buildings, each containing approximately 107,000 gross square 
feet. The space will rent for approximately $21 per square 
foot, parking included. The buildings will be finished in 1987. 

STAT 


Real Property Officer 
Real Estate Branch 


STAT 


Distribution! 

Original -| 

1 - OL/HOME/CCMS 
1 - OL/Reader 
1 - OL/RECD Official 
1 - OL/RECD/REB/Chrono 


f 
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